
DRAFT 
Silver Queen West at Wildernest Condominium Association 

 
Minutes of a Meeting of the Board of Directors 

August 19, 2016 at the office of Basic Property Management 
 
Directors Present: 
Larry Funk, Joanne Gipple, Lynnette Hampton, Elaine Johnson, Dennis Minder (via 
phone), David Necker and Stan Stansfield. 
 
Board Representatives Present: 
Gary Nicholds – Basic Property Management, Inc. 
Eric Nicholds – Basic Property Management, Inc. 
Patti Vande Zande – Basic Property Management, Inc. 
 
Insurance Representative Present: 
Stephen DeRaddo – Assured Partners Insurance 
Condo Owner’s Present: 
Chuck Hakkarinen – Unit 7327 
 
President Joanne Gipple called the meeting to order at 2:06 PM. 
 
Joanne introduced Stephen DeRaddo, our insurance representative.  Steve gave an 
overview of our current insurance coverage that included a reduction in the premium of 
$8,000 over last year.  This change was primarily because of the capital improvement 
project.  Steve reviewed the insurance package that includes the basic Package Policy 
(Great Lakes UK/Interstate), Director’s and Officer’s Liability (Travelers Casualty & Surety), 
Crime and Fidelity (Travelers Casualty & Surety) and Excess Liability (Greenwich 
Insurance).  
 
Steve agreed to have Cindy Ackerman (Personal Lines Department) develop an offering of 
HO-6 policies for current Silver Queen West owners at a reduced rate.  
 
A motion was made and seconded to approve board minutes for the January regular board 
meeting.  The motion passed (6 – 0) with David Necker abstaining as he did not attend the 
meeting. 
 
Manager’s Report: 
 
Tom reported that he sold the old pick-up and used the proceeds to purchase a scrape 
blade for the backhoe.  Walkway tile work has been completed on the top floors of 
buildings B & C and Tom is awaiting materials for three additional walkways.  Garage 
lighting was completed for garages at buildings C & D.  Some additional staining and 
painting has yet to be completed this year.  Storm doors at the stair towers continue to be 
an issue and owners that have units off of the stair towers are requested to be careful 
during windy days as the doors are easily caught by gusts of wind.  The concrete stairway 



at the south end of Building A was completed.  A few summer projects remain, but Tom 
believes he will be able to complete his list before cold weather sets in.  Tom and his crew 
continue to complete building signage, install photocells on tower lights, replace damaged 
TV cable and inspect roofs.  There was a short discussion of balcony waterproofing issues. 
Tom has also repaired some small stucco failures.  Tom recently received a 
communication from Sundial Internet service about the possibility of offering Internet for all 
SQW units.  Chuck Hakkarinen agreed to investigate the viability of installing this service 
to all units at a reduced cost.  
 
The board adjourned into executive session at 2:50 PM and returned at 3:40 PM. 
 
Administration Report: 
 
Patti Vande Zande presented the Budget Overview for 2017.  She explained the budget 
line by line.  It was acknowledged that the Association is in excellent financial condition. 
With the present financial status, the board agreed to pay off the line of credit to Alpine 
Bank by the end of the year.  This would leave a debt of $100,000 that should be retired by 
the end of 2017, if no unexpected expenses arise.  Patti stated that we could make 
payments on the note during the year as funds become available. 
 
Patti developed and offered a spreadsheet presentation that indicated an increase in dues 
using a one-percent and two-percent dues increase.  Members of the board discussed the 
information and decided not to increase dues for the coming year because of the financial 
condition, and because of the large increases and special assessment that were levied in 
the past few years.   
 
A motion was made and seconded not to raise the dues for 2017. Motion passed 
unanimously. 
 
A motion was made and seconded to approve the budget.  The motion passed 
unanimously.  
 
Old Business: 
 
Gary brought up the need to review and update the reserve study, as there are a number 
of long-term expenses that need to be reviewed (i.e., roofs, parking lots, equipment, 
painting, lighting, etc.).  Joanne stated that it has been two years since the board 
examined our reserves and that we should review it at the next board meeting.  It will be 
placed on the agenda for the next board meeting. 
 
David mentioned that the membrane on some of the decks on Buildings C & D have 
shown some wrinkling.  David stated that he is looking for a reasonable settlement with 
Turner Morris; however, the material supplier (DecTec) should be included in the 
discussion to determine the best solution for this issue.   David agreed to set up a meeting 
with DecTec for a solution that will not effect or change our 20-year warranty.  
 



Gary mentioned in his report that there is a requirement that board members contact 
information be available to owners.  After a discussion, Elaine agreed to contact board 
members and post either their email address or telephone number on the SQW website.  
 
New Business: 
 
Gary, in reviewing our declarations, noted that there is a clause in the documents that the 
board may not be familiar with.  The specific clause states that the association is to levy an 
amount at closing on each unit sold.  During the discussion, it was determined that this is 
something that probably has never been done.  The terminology is specific.  The board 
decided rather than to immediately enforce the clause, to review the status with our 
attorney and consider a possible change in the declarations to bring them current.  It is 
also something that we need to bring to the attention of owners with a proposal by the 
annual meeting with information going out with the proxies, with the hope of obtaining 
feedback before the annual meeting. 
 
A motion was made and seconded to contact our attorney on the specifics on how we 
should proceed in rectifying this situation.   
 
A review versus an audit was discussed.  It was determined that we should do a review 
this year as opposed to an audit.  Further, if we make a change in the declarations an 
additional change should be considered regarding the requirements as stated in the 
declarations between an audit and a review. 
 
A motion was made and seconded that in addition to reviewing the status of the levy 
required at closing that we should change the clause in the declarations that refers to the 
requirements of a review and an audit by inserting the words “and/or” between the words 
review and audit.   The motion passed 6 – 0 as Dennis was unavailable at the time of the 
vote.  
 
A motion was made and seconded to place a sticker on each storm door as well as 
signage on the inside of the stair towers to remind owners to make sure they latch their 
storm door.   
 
The motion passed 6 – 0 in David Necker’s absence. 
 
Stan brought up an issue with unit security.  During the discussion regarding unit 
occupancy, we learned that Tom does not have access to all units and/or the contact 
information of the entire ownership.  Tom needs this information in the case of an 
emergency.  Also, some unit owners have placed a combination lock in place of the 
original door lock.  This removes the entrance door from our master system.  Tom was 
directed to contact unit owners that have made this change and obtain a key for the 
touchpad-locking device.  This is an issue that was will be added to the agenda at the 
annual meeting as well as a topic for the newsletter.  
 



Stan noted that even though owners sign a form that they have received a copy of the 
Silver Queen West Rules and Regulations with the additional addendums including Silver 
Queen West Remodeling Procedures at closing that they often begin remodeling without 
notifying our resident manager ten-days in advance as required.  The remolding regulation 
also includes a statement that the unit owner must provide Tom with a copy of their HO-6 
insurance policy prior to beginning construction.  Tom & Gary were directed by the board 
to develop a letter to be placed on the door of any unit to stop work until the owner has met 
these requirements. 
 
As a reminder the annual meeting was set for November 5, 2016 at 9:30 AM at the 
Silverthorne Library. 
 
A motion was made and seconded to adjourn.  Motion passed unanimously at 5.59 PM. 
 
Submitted: 
 
Larry Funk 


